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IV.  SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION
Applicant: David Burke Property Owner: Riad Bahhur and Raymond
Costantino
Parcel Number: 031-185-014 Lot Area: 5,000 sq. ft.
General Plan: Medium High Density Zoning: R-2 (Two-Unit Residential)
Residential
Existing Use: Vacant Lot Topography: 8.77%
Adjacent Land Uses:
North: R-2 — Single-Unit Residential
East: R-2 — Single-Unit Residential
South: R-2 — Two-Unit Residential
West:  R-2 — Two-Unit Residential
B. PROJECT STATISTICS
Existing Proposed
Living Area (Primary Dwelling) N/A 1,442 sq. ft. (net)
Garage N/A 400 sq. ft. (net)
Accessory Dwelling Unit
(proposed under separate permit) N/A 721 5. ft. (net)
C. PROPOSED LOT AREA COVERAGE
Building 2,436 sq. ft. (48.72%)
Hardscape 1,034 sq. ft. (20.68%)
Landscape 1,530 sq. ft. (30.60%)

D. FLOOR-AREA RATIO (FAR)

Maximum Guideline FAR: .490 (2,450 square feet)

Existing FAR: N/A

Proposed FAR: .605 (3,024 square feet); 124% of the guideline maximum (including dwelling,
garage, Accessory Dwelling Unit, and crawlspace taller than 5°-0” in height)
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VI. ZONING ORDINANCE CONSISTENCY

Standard Requirement/Allowance Existing Proposed
Setbacks
- Front 15°-0” N/A N/A

(Portions of
structures 15°-0”
or less)

- Front 20°-0” N/A 15°-07*
(Portions of
structures taller

than 15°-07)
Building Height 30°-0” N/A 22°-8”
Primary Unit: 2
Primary Unit: 2 covered covered vehicle
) vehicle spaces spaces
Parking Accessory Dwglling Unit: N/A AccessoI:'y Dwelling
0 vehicles spaces Unit: 0 vehicles
spaces
Open Yard 1,250 square feet N/A 1,250 square feet

* = Modification requested

VII. DISCUSSION

Background

In December 2017, the applicant submitted a preliminary design for a new single family
residence and accessory dwelling unit on a vacant lot located at 1025 East Cota Street. The
project received Project Design Approval (PDA) in Spring 2018 and Final Approval in Spring
2019 from the Single Family Design Board (SFDB). In June 2019, the applicant then submitted
the project for a Building Permit. During the building permit plan check process, Zoning staff
confirmed the requirement for a Modification to allow the front porch to exceed the maximum
15°-0” height within the required 20°-0” front setback. The height of the porch was originally
shown incorrectly, from the ridge of the porch to finished grade at the building edge. The Zoning
Ordinance requires that height be measured to the lower of existing or finished grade (SBMC
§30.15.090.A). When measured correctly, the porch height is 16°-10”, not 14°-9” as previously
shown.

Front Setback Modification

The scope of the Front Setback Modification request is two-fold: 1) the height; and 2) the size.
The proposed front porch height exceeds the maximum height as described above. Additionally,
the porch dimensions are 5’-4” x 19°-8”, larger than the 6’-0” x 16’-0” maximum porch
dimensions that are allowed without a Modification (SBMC §30.140.090.D.6).
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The purpose and intent of the Front Setback is to provide openness between the front property
line (edge of the public right-of-way) and development on private property, as well as variation
in building facades (SBMC §30.140.160). In the proposed project’s case, the portion of the
project that would exceed zoning regulations in the front setback would be a front porch
unenclosed on three sides and allowing visual permeability to the proposed residence. No
additional floor area or solid walls are proposed within the greater 20°-0” front setback, providing
building relief between the public right-of-way and the proposed building. The front porch also
creates variation in the building fagade, consistent with the intent and purpose of a front setback
as described above. The width of the porch would allow it to be in-line with the exterior walls of
the proposed residence at 19°-8”, rather than the allowable 16°-0”.

Staff is supportive of this Modification to accommodate a front porch with the same roofline as
the rest of the residence, a design which includes a street-facing elevation proportion (largely
comprised of the porch at the proposed width and height) that the Single Family Design Board
(SFDB) approved and found to be compatible with the neighborhood. Further, with the exception
of the porch, the entirety of the project observes the more conservative 20°-0” front setback of
the R-2 zone and the porch does not constitute floor area in the setback. Finally, the porch is
unenclosed on three sides to allow visual permeability between the proposed residence and
public-right-of-way, consistent with the purpose and intent of the Front Setback.

Design Review

The Single Family Design Board (SFDB) reviewed the project on four occasions, granting
Project Design Approval (PDA) on May 29, 2018 and Final Design Approval on June 3, 2019.
At the second SFDB hearing, the board specifically commented on the design of both the front
porch and street-facing fagade, but at no hearing was the height or size of the front porch a cause
of concern. In fact, at the third hearing when the SFDB granted PDA, the proportion of the porch
was highlighted as, “in the rhythm of the other homes that are of this same style on that same
Cota Street elevation/streetscape, so it kind of belongs in the neighborhood” (SFDB Chair Fred
Sweeney). When granting PDA, the SFDB made a neighborhood compatibility finding noting
that the size, bulk, and scale of the project is appropriate. The porch, as presented to the Staff
Hearing Officer (SHO), was included in that approval; therefore, zoning staff did not require the
applicant to return to the SFDB prior to the SHO hearing for the Modification.

When the project received PDA, the accessory dwelling unit could not be counted towards the
floor-to-lot area ratio, pursuant to state law. The City passed Ordinance 5834 on May 16, 2018,
mandating that accessory dwelling units are included in FAR calculations, but it was not in effect
yet at the May 29, 2018 hearing when the project received PDA. Therefore, the SFDB minutes
note a smaller FAR than what is referenced in this report.

Environmental Review

According to the City’s Master Environmental Assessment Report, the project is located in an
archaeological sensitivity overlay areas. However, staff determined that the project site was
previously disturbed by the prior residence and demolition; therefore, the requirement for an
archaeological report was waived for this project. A standard condition related to the unlikely
discovery of archaeological artifacts in included in Section VI of this report.
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VIII.

Based on City Staff analysis, no further environmental document is required for this project
pursuant to the California Environmental Quality Act (Public Resources Code §21083.3 and
Code of Regulations §15183 - Projects Consistent with the General Plan). City Council
environmental findings adopted for the 2011 General Plan remain applicable for this project. A
decision-maker finding that the project qualifies for the §15183 CEQA determination is required
and included in Section VIII of this report.

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds the following:

A. ENVIRONMENTAL REVIEW (CEQA GUIDELINES §15183)

The project qualifies for an exemption from further environmental review under CEQA
Guidelines Section 15183 based on city staff analysis and the CEQA certificate of determination
on file for this project.

B. FRONT SETBACK MODIFICATION (SBMC §30.20.030.B)

The Modification is consistent with the purposes and intent of the Zoning Ordinance in that the
proposed area (porch) with a taller than allowable height and larger than allowed footprint within
the front setback is unenclosed on three sides to allow for visual permeability on the site from
the public right-of-way and does not provide any additional floor area to the building, providing
building relief on the site. The porch also creates a point of interest in the fagcade, with a width
that matches the proposed residence while providing variation in the elevation aesthetic.

The Modification will result in development that is generally consistent with existing patterns of
development for the neighborhood, as noted by the Single Family Design Board (SFDB) in their
review and approval of the project. The proportion of the porch to the rest of the development
aided the SFDB in making the necessary neighborhood compatibility findings to grant Project
Design Approval during the design review process. With the exception of the porch, the entirety
of the project respects the more conservative 20°-0 front setback of the R-2 zone, and the porch
does not constitute any floor area within the required front setback.

This approval is subject to the following condition:

1. Archaeological Resources Contractor Notification. Standard discovery measures
shall be implemented per the City master Environmental Assessment throughout
grading and construction: Prior to the start of any vegetation or paving removal,
demolition, trenching or grading, contractors and construction personnel shall be
alerted to the possibility of uncovering unanticipated subsurface archaeological
features or artifacts. If such archaeological resources are encountered or suspected,
work shall be halted immediately, the City Environmental Analyst shall be notified
and the Owner shall retain an archaeologist from the most current City Qualified
Archaeologists List. The latter shall be employed to assess the nature, extent and
significance of any discoveries and to develop appropriate management
recommendations for archaeological resource treatment, which may include, but are
not limited to, redirection of grading and/or excavation activities, consultation and/or
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Exhibits:

monitoring with a Barbarefio Chumash representative from the most current City
qualified Barbarefio Chumash Site Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the remains
are Native American, the Coroner shall contact the California Native American
Heritage Commission. A Barbarefio Chumash representative from the most current
City Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Environmental Analyst grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City Qualified
Barbarenio Chumash Site Monitors List shall be retained to monitor all further
subsurface disturbance in the area of the find. Work in the area may only proceed
after the Environmental Analyst grants authorization.

A final report on the results of the archaeological monitoring shall be submitted by
the City-approved archaeologist to the Environmental Analyst within 180 days of
completion of the monitoring and prior to any certificate of occupancy for the project.

A. Site Plan (under separate cover)
B. Applicant's letter, dated August 26, 2019
C. SFDB Minutes, dated February 5, 2018, March 19, 2018, May 29, 2018, and June 3, 2019

Contact/Case Planner: Stephanie Swanson, Assistant Planner

(SSwanson@SantaBarbaraCA.gov)
630 Garden Street, Santa Barbara, CA 93101
Phone: (805) 564-5470 x4562



City of Santa Barbara
California

Exhibit A: Site Plans Dated October 14, 2019, has been distributed
separately.

A copy of the plans is available for viewing online at
SantabarbaraCA.gov/ISHO or at the Planning and Zoning Counter, 630
Garden Street, Santa Barbara, CA between the hours of 8:30 A.M and 4:30
P.M. Monday through Thursday, and every other Friday. Please check our
website under City Calendar to verify closure dates.

EXHIBIT A









Single Family Design Board Minutes Tuesday, May 29, 2018

PROJECT DESIGN REVIEW

4, 1025 E COTA ST R-2 Zone
4:30 Assessor’s Parcel Number: 031-185-014
Application Number: MST2017-00841
Owner: Riad Bahhur
Architect: David Burke

(Proposal to construct a new 1,236 square foot two-story single residential unit, with a 448
square foot attached two-car garage on a vacant lot. A 600 square foot, attached Accessory
Dwelling Unit (ADU) is also proposed; per state legislation (AB 2299 and SB 1069), the ADU is
exempt from Design Review and the FAR calculation. Other site improvements include new
landscaping and 281 square feet of patio areas. Approximately 143 cubic yards of import/export
will occur on site. The proposed total of 1,684 square feet of development on a 5,000 square
foot lot is 69% of the maximum allowable floor-to-lot area ratio (FAR).)

(Project Design Approval is requested. Project was last reviewed March 19, 2018.)

Actual time: 4:30 p.m.
Present: David Burke, Architect, Burke Design
Public comment opened at 4:36 p.m., and as no one wished to speak, it closed.

Motion: Project Design Approval and continue indefinitely to Consent with
comments:
1. The Board finds the proposed 76% maximum allowable floor-to-lot area ratio
(FAR) acceptable.
2. The Board makes the finding that the Neighborhood Preservation Ordinance
criteria have been met as stated in Subsection 22.69.050 of the City of Santa
Barbara Municipal Code, with positive comments regarding the project's
appropriate size, bulk, and scale of the project are for its location and
neighborhood, consistency and appearance; neighborhood compatibility;
quality of architecture and materials; and compliance with good neighborhood
guidelines.
Action: Ferrell/Miller, 4/0/0. (James, Moticha, Richards absent.) Motion carried.

The ten-day appeal period was announced.



Single Family Design Board Consent Minutes June 3, 2019

FINAL APPROVAL

D. 1025 E COTA ST
Assessor's Parcel Number: 031-185-014
Zone: R-2
Application Number: PLN2017-00841
Owner: Riad Bahhur
Applicant: David L. Burke

(Proposal to construct a new 1,236 square foot, two-story, single-unit residence with a 448 square foot,
attached, two-car garage on a vacant lot. A 600 square foot, attached Accessory Dwelling Unit (ADU)
is also proposed; per state legislation (AB 2299 and SB 1069), the ADU is exempt from Design Review
and the FAR calculation. Other site improvements include new landscaping and 281 square feet of
patio areas. Approximately 143 cubic yards of import/export will occur on site. The proposed total of
1,684 square feet of development on a 5,000 square foot lot is 69% of the maximum allowable floor-to-
lot area ratio (FAR).)

Final Approval is requested. Project was last reviewed on May 29, 2018.

Final Approval with the condition that screening is provided for the chimney cap.
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